
Agenda for December 06, 2022, Planning Commission Meeting 

Posted at Town Hall, 175 E. Third Street and the Palisade Civic Center, 341 West 7th Street 

On or Before December 2, 2022 

AGENDA 
for the Planning Commission 

of the Town of Palisade, Colorado 
341 W. 7th Street (Palisade Civic Center) 

December 06, 2022 

6:00 pm Regular Meeting 
https://us06web.zoom.us/j/3320075780 

Meeting ID: 332 007 5780 
 

I. REGULAR MEETING CALLED TO ORDER AT 6:00 pm 
 

II. PLEDGE OF ALLEGIANCE 
 

III. ROLL CALL 
 

IV. AGENDA ADOPTION 
 

V. ANNOUNCEMENTS 
 

A. TOWN OFFICES WILL BE CLOSED Friday, December 23, 2022, Monday, December 26, 
2022, and Monday, January 2, 2023, for the holidays. 
 

B. The DECEMBER RECREATION CALENDAR is included in this packet. 
 

VI. APPROVAL OF MINUTES 
 

A. Minutes from October 18, 2022, Regular Planning Commission Meeting 
 
 

VII. PUBLIC COMMENT – For items not on the Public Hearing agenda 
Please keep comments to 3 minutes or less and state your name and address.  Neither the Planning 
Commissioners nor staff will respond to comments at this time.  The Commission may direct staff to look 
into specific comments to bring back as an Agenda item at a future meeting. 

A. PUBLIC COMMENT REMINDER:  
All emails are to be sent to the Community Development Director at brusche@townofpalisade.org 
Emails for public comment on a specific agenda item received prior to the day packets are 
published will be included with the staff report.  Emails received after the packets are posted will 
be forwarded to the Planning Commission.  Any member of the public who wishes to have a 
statement or email read into the Minutes is required to appear in-person at the meeting and make 
said statements to the Commission directly. 

 
VIII. PUBLIC HEARING 

The following items will be presented before the Planning Commission of the Town of Palisade for their 
consideration.  The Planning Commission will formulate a recommendation, which will be forwarded to 
the Board of Trustees of the Town of Palisade.  For those items for which the Planning Commission retains 
Decision Maker status, they will weigh the options and cast a vote.  
 
 

https://us06web.zoom.us/j/3320075780
mailto:brusche@townofpalisade.org
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On or Before December 2, 2022 

A. PRO 2022-17 – BUILDING HEIGHT MEASUREMENT TEXT AMENDMENT 
The Planning Commission will consider a text amendment to Section 5.06.c – Building Height.  
 
The Planning Commission shall review the application and forward its recommendation to the 
Board of Trustees for consideration. 
 

1. Staff Presentation 
2. Public Comment (Please limit comments to three (3) minutes, state your name and 

address) 
3. Commission Discussion 
4. Decision (motion, second, roll call vote) 

IX. UPDATE ON THE PALISADE GAME PLAN (Comprehensive Plan update)  
From Community Planning Strategies (CPS) 
www.PalisadeGamePlan.com  

 
X. FUTURE AGENDA ITEMS / CURRENT PLANNING TOPICS 

 
XI. ADJOURNMENT 

http://www.palisadegameplan.com/
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MINUTES OF THE REGULAR MEETING OF THE 
PALISADE PLANNING COMMISSION 

October 18, 2022 
 
The regular meeting of the Planning Commission for the Town of Palisade was called to order at 6:00 pm 
by Chair Amy Gekas with Commissioners present: Riley Parker, Don Bosch, Ed Seymour, and Vice Chair 
Leora Ruzin.  Absent was Commissioner David Hull.  A quorum was declared. Also in attendance were 
Community Development Director Brian Rusche, Administrative Assistant Shelley Kopasz, and GIS 
Coordinator Todd Widegren. 
 
AGENDA ADOPTION 
Motion #1 by Vice Chair Ruzin, seconded by Commissioner Parker to approve the agenda as presented.  
 
No roll call vote was requested 
Motion carried unanimously 
 
ANNOUNCEMENTS 
Community Development Director Brian Rusche announced Leaf Pick-up begins Monday, October 24, 
2022, and will run through the first week of December, weather permitting.  He continued with Town 
Clean-up Day is Saturday, October 29, 2022, from 8:00 am – 12:00 pm or until the dumpsters are full and 
Trick or Treat Street is Monday October 31, 2022, from 3:00 pm – 6:00 pm on 3rd and Main Streets. 
 
APPROVAL OF MINUTES 
Motion #2 by Commissioner Bosch seconded by Commissioner Seymour, to approve the Minutes from 
the September 20, 2022 Regular meeting of the Palisade Planning Commission, as presented.  
 
A voice vote was requested 
Motion carried unanimously  
 
PUBLIC COMMENT 
None was offered. 
 
UPDATE ON THE PALISADE GAME PLAN/COMPREHENSIVE PLAN UPDATE 
Kris Valdez of Community Planning Strategies launched a presentation of the Town of Palisade 2022 
Game Plan and delivered the Project Status Summary to the Steering Committee.  The Steering 
Committee was invited to have an interactive session with the Future Land Use Map. 
 
FUTURE AGENDA ITEMS 
The next Planning Commission Meeting is scheduled for December 6, 2022.  Community Development 
Director Rusche does not have any hearings scheduled at this point.  He also announced one vacant seat 
on the Planning Commission, therefore all interested candidates should contact him by sending an email 
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to brusche@townofpalisade.org.  Director Rusche also announced that CDOT would be holding an Open 
house on December 15, 2022, at the Veterans Community Center.   
 
ADJOURNMENT 
Motion #3 to adjourn by Vice Chair Ruzin, seconded by Commissioner Parker at 7:36 p.m. 
Motion carried unanimously  
 
 
 
 
 

X
Amy Gekas
Planning Commission Chairperson

   

X
Shelley Kopasz
Administrative Assistant

 



PRO 2022-17, TEXT AMENDMENT TO THE LAND DEVELOPMENT CODE  

Section 5.06.C – Building Height Measurement 

SUMMARY 

The Town of Palisade has a variety of building types and styles, from historic downtown commercial buildings 
and large warehouses adjacent to the railroad, large homes tucked into orchard tracts and historic residential 
blocks as well as modern residential subdivisions.  The majority of residential buildings have some type of 
pitched roof, consistent with historic architectural styles and accounting for our four-season climate. 

The variety of architectural styles, from Victorian to Modern, create different roof patterns and variety 
throughout the Town.  Renovations and new construction, particularly of accessory structures, add to the 
variety.  Architects are able to create structures that compliment neighboring structures while providing modern 
amenities.  However, one challenge that has been encountered is the way building height is measured. 

Building height (Section 5.06.C of the Land Development Code) is measured from the lowest finished grade to 
the top of the highest roof beam or the peak of a gable, hip or pitched roof, as shown in the exhibit below: 

 

Another way to measure the height of a gable or hip roof is the average height between the eaves and the ridge 
line.  This method is used in unincorporated Mesa County, which includes areas adjacent to the Town of 
Palisade, as shown in the exhibit below: 

 

Community Development has received inquiries about how building height is measured and have encountered 
designs that necessitate a variance if the current standard is applied, but would meet the height limitations if the 
Mesa County standard were applied.  This is due primarily to interior ceiling height requirements under current 
building regulations.  Many older structures with similar roof styles have low ceiling height that would not meet 
today’s standards.   



Staff is proposing to adopt a standard that would use average height between the eaves and the ridge line for 
various types of pitched roofs.  This would allow some flexibility to design structures that complement the 
existing neighborhoods and architectural styles while meeting the needs of modern residential design. 

LAND DEVELOPMENT CODE 

The following amendment is proposed to this section, with words changes highlighted in RED/BOLD TEXT 
with new additions underlined and removals in strikethrough. 

Section 5.06 Measurements and Exceptions 

C. Building Height  

Height shall be determined by the vertical distance in feet between the lowest finished grade (including 
finished grade of a basement with direct, at-grade walk-out access) to the top of the highest roof beam on 
a flat, shed or mansard roof or the peak average height between the eaves and ridge line of a gable, hip 
or pitched roof. 

Section 4.01.E., Text Amendment Approval Criteria 

In evaluating any proposed amendment of the text of the Land Development Code, the following shall be 
considered: 

1. The extent to which the proposed text amendment is consistent with the remainder of the LDC, including, 
specifically, any purpose and intent statements;  

The proposed text amendment is consistent with the remainder of the LDC, as it does not change the 
residential design standard that favors pitched roofs nor does it change the maximum height in any zone. 

2. The amendment must not adversely affect the public health, safety or general welfare;  

The proposed text amendment would not affect the public health, safety or general welfare as all new 
buildings and renovations of existing buildings would still need to meet the standards of the building code.   

3. The amendment is necessary because of changed or changing social values, new planning concepts or 
other social or economic conditions in the areas affected;  

Architectural styles change over time and the goal is to create standards that encourage new construction 
to complement historic styles, while it is still necessary to design to modern codes. 

4. The proposed text amendment revises the LDC to comply with state or federal statutes or case law; or  

The proposed text amendment does not go against any state or federal statutes or case law.  

5. The proposed text is found to be consistent with the Town's adopted comprehensive plan. 

The Town is currently updating the Comprehensive Plan.  This amendment would not materially affect 
that project.  

RECOMMENDATION 

The Planning Commission is asked to review the proposed text amendment to the LDC and make a 
recommendation, based on the above approval criteria, to the Board of Trustees.  The Commission may revise or 
amend the proposed changes for consideration by the Board of Trustees, who will conduct a public hearing on 
the proposed changes.  

 



 

 

Community Planning Strategies, LLC 
       970-368-3114      www.PlanStrategize.com 

Town of Palisade 
2022 Game Plan  

December 6, 2022, Project Status Summary 
 
Project Summary:   
The Palisade Comprehensive Plan (the “2022 Game Plan”) is a planning document providing a framework 
for future land-use decisions in Palisade to ensure the vision developed through community engagement 
is created. The 2022 Game Plan allows the community to collaborate on Palisade’s future. Once adopted, 
the 2022 Game Plan will supersede the 2007 Palisade Comprehensive Plan (the “2007 Plan”).  
 
Summary of Completed Tasks to Date:   
Below is the list of tasks completed since October 18, 2022, when the last Project Status Summary was 
provided. The table also identifies what section of the project proposal the task relates to.   
 

Task Description Task Number in the Project 
Management Strategy 

1. Posted the Week 20 community question on the 
website.  Task 1.5: Community Engagement 

2. Updated and created all the maps for the Game 
Plan.   Task 2.1: Draft Plan Elements 

3. Updated Chapters 1 to 5 based on comments 
from the Steering Committee and Stakeholder 
groups.  

Task 1.3 Steering Committee 

4. Posted the Week 21 community question on the 
website.  Task 1.5: Community Engagement 

5. Delivered Chapters 1 through 5 with maps for the 
Steering Committee meeting on October 18, 
2022. 

Task 2.1: Draft Plan Elements 

6. Delivered Project Summary and attachments for 
the Steering Committee meeting on October 18, 
2022. 

Task 1.3 Steering Committee 

7. Presented the project update and land use maps 
at the Steering Committee meeting on October 
18, 2022. 

Task 1.3 Steering Committee 

8. Posted the Week 22 community question on the 
website.  Task 1.5: Community Engagement 

9. Created the community engagement website for 
feedback on Chapters 1 through 5.  Task 3.1: Public Draft 

10. Loaded Chapters 1 through 5 on the community 
engagement website on October 26, 2022.  Task 2.1: Draft Plan Elements 
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11. Sent email on October 27, 2022, announcing the 
text ready for review to the email list provided by 
the Game Plan website.  

Task 3.1: Public Draft 

12. Posted the Week 23 community question on the 
website.  Task 1.5: Community Engagement 

13. Pulled the community engagement website down 
and removed the links to the community 
engagement website from the Game Plan website 
on October 28, 2022.  

Task 3.1: Public Draft 

14. Met with Palisade staff on November 2, 2022, to 
discuss changes to Chapters 1 through 5.  Task 3.1: Public Draft 

15. Sent email on November 10, 2022, announcing 
the text ready for review to the email list provided 
by the Game Plan website.  

Task 3.1: Public Draft 

16. Posted the Week 24 community question on the 
website.  Task 1.5: Community Engagement 

17. Met with Palisade staff on November 10, 2022, to 
discuss mapping.  Task 3.1: Public Draft 

18. Updated maps based on input from the meeting 
on November 10, 2022.  Task 3.1: Public Draft 

19. Continued to work with Palisade staff to modify 
the Game Plan and get the public draft back on 
the website.  

Task 3.1: Public Draft 

20. Continued to revise Chapters 1 through 5 based 
on Palisade staff comments.  Task 3.1: Public Draft 

21. Posted the Week 25 community question on the 
website.  Task 1.5: Community Engagement 

22. Continued drafting Chapter 6, Capital Projects. Task 3.1: Public Draft 
23. Posted the Week 26 community question on the 

website.  Task 1.5: Community Engagement 

24. Posted Week 27 community question on the 
website.  Task 1.5: Community Engagement 

25. Delivered revised Chapters 1 through 5 on 
December 1, 2022.  Task 3.1: Public Draft 

26. Delivered Chapter 6, Capital Projects, on 
December 1, 2022.  Task 3.1: Public Draft 

 
Summary of Completed Community Engagement to Date:   

The 2022 Game Plan website continues to be updated with the community question of the week. Interaction 
on the website has slowed down in the last couple of weeks. No comments were provided by the community 
for weeks 22, 25, 26, and 27. All the comments received from the community are attached to this project 
summary.   
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Game Plan Edits: 

Chapters 1 through 5 were taken down from the community engagement website to allow for further edits 
of those chapters. Participants on the email list for the Game Plan were alerted about the chapters being 
taken down for further edits. The goal is to have Chapters 1 through 5 available for comment once the 
Steering Committee and Palisade staff have reviewed and agreed with the changes.  
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